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MEMORANDUM 

To: City Planning Commission, Committee of the Whole 

Prepared By: Hilary Dvorak, Principal City Planner, (612) 673-2639 

Date: December 10, 2020 

Subject:  Oak Grove Street Apartments 307, 315 and 317 Oak Grove Street 
 

SITE DATA 

Existing Zoning 
OR2 High Density Office Residence District 
DP Downtown Parking Overlay District 
SH Shoreland Overlay District 

Lot Area 17,916 square feet / .41 acres 

Ward(s) 7 

Neighborhood(s) Loring Park 

Future Land Use Neighborhood Office and Services 

Goods and Services 
Corridor Not applicable 

Built Form Corridor 4 

SITE DESCRIPTION 
The site is located along the south side of Oak Grove Street; mid-block between Clifton Place and Spruce Place. 
The site is currently being used as a surface parking lot. The site is surrounded by multiple-family residential 
buildings of varying densities and small-scale office uses. The site is located in the Loring Park Neighborhood. 

PROJECT DESCRIPTION 
The applicant is proposing to construct a new six-story, 62-unit residential building with 37 enclosed parking 
spaces located in two levels of below grade parking. Access to the enclosed parking would be from Oak Grove 
Street as there is no public alley on this block. Units within the building will contain a mix of studio, one- and two-
bedroom units. The development will comply with the Inclusionary Zoning requirements. 

There will be a lobby, common space and a fitness center located on the first floor of the building. Dwelling units 
are located on the first through sixth floors of the building. There will be additional common space located on the 
sixth floor of the building with access to a rooftop deck. The exterior material of the building would be either a 
masonry or stone with metal panel accents. 

The parking requirement for the development is one space per dwelling unit or 62 spaces. However, the site is 
located within a quarter-mile from a bus transit stop with midday service headways of 15 minutes of less. Given 
this, the development qualifies for a 50 percent parking reduction. The parking requirement for the development 
is 31 spaces. The applicant is proposing to provide 37 parking spaces within the building. 

Department of Community Planning & Economic Development 
250 S. 4th Street, Room 300 

Minneapolis, MN 55415-1385 

mailto:first.last@minneapolismn.gov
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APPLICATIONS 
The site is located in the SH Shoreland Overlay District which limits the heights of buildings to two-and-a-half 
stories or 35 feet, whichever is less. The proposed height of the building is six stories or 71 feet. A conditional use 
permit is required to increase the height of the building in the SH Shoreland Overlay District. 

The City’s new comprehensive plan, Minneapolis 2040, went into effect on January 1, 2020. The new 
comprehensive plan contains parcel-specific guidance for Land Use and Built Form for the entire City. The Built 
Form map guides the scale of development for every parcel in the city, independent of the uses allowed on the 
site. The proposed Built Form Overlay text amendment was approved by the City Planning Commission at a 
hearing on November 9, 2020. This text amendment will be presented to the Business, Inspections, Housing & 
Zoning Committee of the City Council on December 8, 2020. The regulations discussed below reflect the new Built 
Form Overlay language which has not been adopted yet. 

In the BFC4 Corridor 4 Built Form Overlay District, height is limited to four stories or 56 feet, whichever is less. The 
proposed height of the building is six stories or 71 feet. To increase height in the BFC4 Corridor 4 Built Form 
Overlay District, an administrative review to increase height from 4 stories or 56 feet, whichever is less, to six 
stories or 71 feet is required. To increase height in this overlay district, height premiums will be needed. Each 
premium allows a height increase of one story or 14 feet. Only two premiums can be applied for as the maximum 
height allowed in the BFC4 Corridor 4 Built Form Overlay District is six stories or 84 feet, whichever is less. To 
increase the height above this a comprehensive plan amendment would be required. The premiums to increase 
the height of the building still need to be identified. 

The maximum Floor Area Ratio (FAR) in the BFC4 Corridor 4 Built Form Overlay District is 2.0. To increase the FAR 
in the BFC4 Corridor 4 Built Form Overlay District, an administrative review to increase FAR is required. The 
proposed FAR of the building is 3.49. To increase FAR in this overlay district, FAR premiums will be needed. In the 
BFC4 Corridor 4 Built Form Overlay District, one can apply for up to three premiums with a value of .4 each. The 
maximum FAR that can be achieved through the administrative review process is 3.2. The premiums to increase 
the FAR of the building still need to be identified. To increase the FAR from 3.2 to 3.49, a variance will be required. 

The following shows how much gross floor area (GFA) is allowed under the different FAR’s and what is proposed: 

GFA allowed at a 2.0 FAR – 35,832 square feet. 

GFA allowed at a 3.2 Far – 57,331 square feet. 

GFA proposed with a FAR of 3.49 – 62,442 square feet. 

The development requires setback variances on all four sides of the building. The building itself is not located in 
any of the required yards. However, there are staircases, balconies, ground level patios and a dog run that are 
located in the required yards that exceed the maximum size allowances to be permitted obstructions. 

Site plan review is also required as the proposed development contains more than four dwelling units. 

Based on staff’s preliminary review, the following land use applications have been identified: 

1. Conditional use permit to increase the height of the building in the SH Shoreland Overlay District from 2.5 
stories or 35 feet, whichever is less, to six stories or 85 feet. 

2. Administrative review to increase the height of the building in the BFC4 Corridor 4 Built Form Overlay 
District from 4 stories or 56 feet, whichever is less, to six stories or 85 feet. 

3. Administrative review to increase the FAR of the building from 2.0 to 3.2. 
4. Variance to increase the FAR of the building from 3.2 to 3.49. 
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5. Variance to reduce the front yard setback to allow staircases greater than eight feet in width. 
6. Variance to reduce the east interior side yard setback to allow balconies and ground level patios greater 

than 50 square feet in size and closer than 10 feet from the interior property line. 
7. Variance to reduce the west interior side yard setback to allow balconies greater than 50 square feet in 

size and closer than 10 feet from the interior property line and to allow a dog run. 
8. Variance to reduce the rear yard setback to allow balconies and ground level patios greater than 50 square 

feet in size and closer than 10 feet from the interior property line. 
9. Site plan review to construct a new six-story, 62-unit residential building with 37 enclosed parking spaces 

located in two levels of below grade parking. 

Additional applications may be required, depending on the plans that the applicant formally submits. 

APPLICABLE POLICIES 
The following policies from the comprehensive plan, Minneapolis 2040 (2020), apply to future development on 
this site: 

Future Land Use Guidance Staff Comment 

Neighborhood 
Office and 
Services 

In addition to the uses allowed in Urban 
Neighborhood, allows for greater flexibility 
in locating low impact commercial activity. 
Dental and medical services and offices, 
small scale lodging, and small scale retail 
are appropriate. 

The applicant is proposing to 
construct a new 62-unit residential 
building. 

Built Form Guidance Staff Comment 

Corridor 4 New and remodeled buildings in the 
Corridor 4 district should reflect a variety of 
building types on both small and moderate-
sized lots, including on combined lots. 
Building heights should be 1 to 4 stories. 
Requests to exceed 4 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 
further achieving Comprehensive Plan 
goals. 

The applicant is proposing to 
construct a new six-story 
residential building. 

FEEDBACK REQUESTED 
Staff is requesting feedback on the following items: 

1. CPED would like feedback on the proposed FAR of the building. 
2. CEPD would like feedback on the setback requests. 

https://minneapolis2040.com/topics/land-use-built-form/


 

 

November 23, 2020 

 

Hilary Dvorak 

Principal City Planner 

City of Minneapolis CPED – Land Use, Design and Preservation 

250 South 4th Street 

Room 300 

Minneapolis, MN 55415 

 

 

Committee of the Whole: statement of proposed use 

Oak grove street apartments 
 

Hilary: 

 

Outlined below is the statement of proposed use and concise description of the project 

proposed as the Oak Grove Street Apartments. 

 

Description of the Site 

 

Addresses of all of the parcels within the development site: 

 

 Tract A: 317 Oak Grove Street (0.14 acres/5,972 sq. ft.) 

 Tract B: 315 Oak Grove Street (0.14 acres/5,972 sq. ft.) 

 Tract C: 307 Oak Grove Street (0.14 acres/5,972 sq. ft.) 

 

 



The Oak Grove Street Apartments project is located at 307 Oak Grove Street in 

Minneapolis, MN. This combined lot size is approximately 0.42 acres (17,916 gross square 

feet). The site is located in the Loring Park Neighborhood of Minneapolis, Minnesota. 

Three adjacent lots currently serve as a bituminous parking lot. There is no alley access 

to these lots, with the only access and existing curb cut on the north edge of the site at 

Oak Grove Street. This project is designed in accordance with the Minneapolis 2040 

Comprehensive Plan (policies and action steps took effect on January 1, 2020) as well as 

the Loring Park Neighborhood Master Plan (adopted in 2013).  

 

Anticipated Land Use 

 

This site is located in Zoning District OR2 (Title 20 – Zoning Code, Chapter 547, Article III) 

where the maximum height is four stories, not to exceed 56 feet, with a maximum floor 

area ratio (FAR) of 2.5. The project is also located within the Shoreland Overlay District 

and the Downtown Parking Overlay District. A variance will be required for the 

construction of the parking garage below grade into the area below the 15’ setback on the 

east side of the site. The project will also seek a Conditional Use Permit to increase the 

maximum height to six stories, not to exceed 84 feet, with a maximum floor area ratio 

(FAR) of 3.5 for a multiple-family dwelling (as with an OR3 district). 

 

Description of the Project 

 

The Oak Grove Street Apartments project is proposed as a multi-family residential 

building with two levels of parking below grade. 37 parking stalls will be provided, 

including two (2) visitor spaces. Therefore, the project has a parking ratio of 0.56. Since 

the project is within one-quarter (1/4) mile of a bus transit stop with midday service 

headways of fifteen (15) minutes or less, a 50% reduction from the minimum parking 

requirement of one (1) parking space per one (1) dwelling unit is allowable. 32 bicycle 

parking spaces will also be provided on the below-grade levels. 

 

The main level consists of 10,412 gross square feet containing the main residential entry, 

lobby, and common space for the five stories of apartments above grade. 62 residential 

units are planned including studio, 1-bedroom, and 2-bedroom apartments. Five (5) 

apartments are currently provided at grade, though there may be an opportunity to revise 

the floor plan to provide two-story lofts at that location. Apartments will be for-rent and 

will be a mix of market-rate and affordable units in accordance with the inclusionary 

zoning requirements outlined by the Minneapolis 2040 Comprehensive Plan. 

 

The matrix on the following page summarizes the bulk (GFA), height, number of dwelling 

units, and the number of parking spaces for the project: 

  



 Gross 

Square 

Feet 

Height Number of 

Dwelling 

Units 

Number of 

Parking 

Spaces 

Lower Level Two 12,190* - 0 20 

Lower Level One 12,190* - 0 17 

Level One 10,412 0’-0” 5 0 

Level Two 10,580 16’-0” 12 - 

Level Three 10,580 26’-8” 12 - 

Level Four 10,580 37’-4” 12 - 

Level Five 10,580 48’-0” 12 - 

Level Six   9,710 58’-8” 9 - 

Totals 62,442 71’-0” 62 37 

 

*Not included in floor area ratio (FAR) calculations. 

**Estimated 71’-0” from grade to top of sixth floor parapet. 

 

 

We look forward to being on the agenda for the December 10, 2020 Planning Commission 

Committee of the Whole meeting to review this project with you. 

 

Best regards, 

Julie Snow, FAIA 
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SUSTAINABILITY

OAK GROVE

AuthorYEAR.XX

Enter address here
City, XX XXXXX

XXX% Milestone Issue XX/XX/XXXX

PROJECT INFORMATION <INFORMATION FROM 2030 DDX INPUTS>

USE TYPE:
CLIMATE ZONE:
AREA (GSF):
WEEKLY OPERATING HOURS:
TARGET CERTIFICATION AND RATING SYSTEM:
ADDITIONAL INFORMATION:

SUSTAINABLE GOALS AND KEY OPPORTUNITIES

<REF. MEASURE 1, DESIGN FOR INTEGRATION. PROVIDE A BRIEF PARAGRAPH DESCRIBING SUSTAINABLE GOALS AND KEY OPPORTUNITIES. HOW IS THE PROJECT'S DESIGN 
SHAPED AROUND THE PROJECT'S GOALS AND PERFORMANCE CRITERIA, PROVIDING UTILITY, BEAUTY AND DELIGHT. HOW DOES THE PROJECT ENGAGE ALL THE SENSES FOR ALL 
ITS USERS, AND CONNECT PEOPLE TO PLACE? WHAT MAKES THIS BUILDING ONE THAT PEOPLE WILL FIGHT TO PRESERVE? PROVIDE EXAMPLES OF HOW INDIVIDUAL DESIGN 
STRATEGIES PROVIDE MULTIPLE BENEFITS ACROSS THE TRIPLE BOTTOM LINE OF SOCIAL, ECONOMIC AND ENVIRONMENTAL VALUE.>

<FORMAT PROJECT INFOGRAPHIC HERE>

1. <EXAMPLE > GREEN ROOFS FILTER AND DETAIN STORMWATER ON SITE.
2. <EXAMPLE> PHOTOVOLTAIC ARRAY GENERATES __% OF BUILDING'S ENERGY.
3. <EXAMPLE> PERMEABLE PAVERS AT ROOFTOP FILTER AND DISPERSE STORMWATER AND REDUCE HEAT ISLAND EFFECT.
4. <EXAMPLE> ACCESS TO PUBLIC TRANSIT AND BICYCLE STORAGE ENCOURAGE ALTERNATIVE MODES OF TRANSPORTATION.
5. <EXAMPLE> HIGH PERFORMANCE GLAZING WITH VERTICAL SHADING DEVICES FILTER HARSH EAST/WEST SUNLIGHT.
6. <EXAMPLE> OPERABLE WINDOWS PROVIDE NATURAL VENTILATION.

ENERGY <REF. MEASURE 6, DESIGN FOR ENERGY>

PREDICTED VALUES <UTILIZE 2030 DDX INPUTS TO CALCULATE EUI>

• PREDICTED CONSUMED ENERGY USE INTENSITY (SITE EUI): (kBtu/sf/yr)
• ENERGY MODEL REPORT: (kBtu/sf/yr)
• PREDICTED NET EUI: (kBtu/sf/yr)
• PREDICTED NET CARBON EMISSIONS: (lb/sf/yr)
• PREDICTED PERCENT REDUCTION FROM NATIONAL AVERAGE EUI FOR BUILDING TYPE:
• IDENTIFY WHICH SIMULATION TOOL WAS USED:

GLAZING CRITERIA PERFORMANCE

U-FACTOR:
SHGC:
VLT:

PREDICTED VALUES

TARGET LPD:

THERMAL ENVELOPE AREA PERCENT R-VALUE

WALL - NORTH

WALL - EAST

WALL - SOUTH

WALL - WEST

WALL - OVERALL

ROOF

SLAB

FOUNDATION

GLAZED
OPAQUE

GLAZED
OPAQUE

GLAZED
OPAQUE

GLAZED
OPAQUE

GLAZED
OPAQUE

GLAZED
OPAQUE

TOTAL

TOTAL

2,844 (SF)
4,265 (SF)

2,097 (SF)
6,455 (SF)

2,519 (SF)
3,978 (SF)

1,802 (SF)
6,751 (SF)

9,262 (SF)
21,449 (SF)

(SF)
(SF)

(SF)

(SF)

40%
60%

24%
76%

36%
64%

21%
79%

30%
70%

%
%

%

%

U 0.30
R 31.4

U 0.30
R 31.4

U 0.30
R 31.4

U 0.30
R 31.4

U 0.30
R 31.4

N/A

WELLNESS <REF. MEASURE 7, DESIGN FOR WELLNESS>

DESIGN FOR WELLNESS SUPPORTS COMFORT, HEALTH, AND WELLNESS FOR THE PEOPLE WHO INHABIT OR VISIT BUILDINGS. STRATEGIES 
FOR WELLNESS OPTIMIZING DAYLIGHT, INDOOR AIR QUALITY, CONNECTIONS TO THE OUTDOORS, AND THERMAL, VISUAL, AND ACOUSTICAL 
COMFORT FOR OCCUPANTS AND OTHERS INSIDE AND OUTSIDE THE BUILDING.

DAYLIGHT

• PERCENTAGE OF FLOOR AREA OR PERCENTAGE OF OCCUPANT WORK STATIONS ACHIEVING ADEQUATE LIGHT LEVELS 
WITHOUT THE USE OF ARTIFICIAL LIGHTING:(>300 LUX AT 3PM MARCH 21ST)

• ANNUAL DAYLIGHTING PERFORMANCE: (% OF REGULARLY OCCUPIED AREA ACHIEVING AT LEAST 300 LUX AT LEAST 50% OF 
THE ANNUAL OCCUPIED HOURS.)

<FORMAT LIGHTING GRAPHIC HERE>

WELLNESS <REF. MEASURE 7, DESIGN FOR WELLNESS>

NATURAL VENTILATION

• PERCENTAGE OF FLOOR AREA OR PERCENTAGE OF OCCUPANT WORK STATIONS WITHIN 30 FEET OF OPERABLE 
WINDOWS:  (%)

VIEWS

• PERCENTAGE OF FLOOR AREA OR PERCENTAGE OF OCCUPANT WORK STATIONS WITH DIRECT VIEWS OF THE 
OUTDOORS:  (%)

RESOURCES<REF. MEASURE 8, DESIGN FOR RESOURCES AND  MEASURE 9, DESIGN FOR CHANGE>

CONSERVATION, EMISSIONS AND WASTE

• ESTIMATED CARBON EMISSIONS ASSOCIATED WITH BUILDING CONSTRUCTION:
• TARGET PERCENTAGE (BY WEIGHT) OF CONSTRUCTION WASTE DIVERTED FROM LANDFILL:
• TARGET PERCENTAGE OF MATERIALS REUSED FROM EXISTING BUILDINGS OR OTHER LOCAL SOURCES BY COLUME OR 

WEIGHT:
• PERCENTAGE OF PROJECT FLOOR AREA THAT REPRESENTS ADAPTING EXISTING BUILDINGS: (CO2/SF)

MATERIAL RESEARCH AND TRANSPARENCY

• PERCENTAGE OF MATERIALS, BY VALUE, INCORPORATING HEALTH CRITERIA SUCH AS HPD OR RED LIST COMPLIANCES:
• PERCENTAGE, BY COST, OF MATERIALS WITH COMPREHENSIVE THIRD PARTY CERTIFICATIONS:
• WERE OTHER LIFE-CYCLE ASSESSMENTS (LCAs) CONDUCTED?
• WERE ENVIRONMENTAL PRODUCT DECLARATIONS (EPDs) COLLECTED?

WATER <REF. MEASURE 4, DESIGN FOR WATER>

STORMWATER MANAGEMENT

• PERCENT OF RAINWATER THAT CAN BE MANAGED ON SITE: (FROM MAXIMUM ANTICIPATED 24-HOUR, 2-YEAR STORM 
EVENT):

• METRICS OF WATER QUALITY FOR ANY STORMWATER LEAVING THE SITE:

CONSUMPTION

• PREDICTED ANNUAL BASELINE WATER CONSUMPTION (GALLONS/YEAR):
• PREDICTED ANNUAL DESIGN WATER CONSUMPTION (GALLONS/YEAR):
• PREDICTED PERCENT WATER USE REDUCTION (%):
• IS POTABLE WATER USED FOR OUTDOOR IRRIGATION PURPOSES? IF YES, CALCULATE GALLONS PER SQUARE FOOT 

OF LANDSCAPED AREA DURING MONTH OF PEAK DEMAND.

HARVESTING

• WHAT PERCENTAGE OF WATER CONSUMED ONSITE COMES FROM RAINWATER CAPTURE?
• WHAT PERCENTAGE OF WATER CONSUMED ONSITE COMES FROM GREYWATER/BLACKWATER CAPTURE AND 

TREATMENT?
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MASSING AND ORIENTATION STORMWATER COLLECTION/RE-USEURBAN VEGETATION AND HABITAT

WINDOW TO WALL RATIO SUMMARY

4  BALCONIES AS 
SOLAR SHADING

3  OPTIONAL 
PV ARRAY

2  HRV/ERV
BALANCED 
VENTILATION

1  VRF SPACE 
CONDITIONING

THROUGH INVESTIGATION OF THE SITE AND NEIGHBORHOOD, THE DESIGN TEAM IDENTIFIED FOUR KEY CONTEXTUAL CUES THAT INFORMED OUR SUSTAINABILITY 
STRATEGY:

1) THE PUNCHED WALL:   INSPIRED BY THE SIMPLE PUNCHED OPENING COMPOSITIONS OF THE HISTORIC HOUSING FABRIC, THE PROJECT EMPLOYS A REGULAR 
PATTERN OF MODERATELY SIZED WINDOWS THAT ARE CAREFULLY TUNED TO SOLAR ORIENTATION AND AN OPTIMIZED WINDOW-TO-WALL RATIO.

2) THE STOOP:  THE PROJECT PROVIDES A DYNAMIC OUTDOOR SPACE AT THE GROUND LEVEL WHERE TENANTS CAN SOCIALIZE, RECREATE AND WORK.  THIS SPACE 
SEEKS TO RE-CREATE THE KIND OF RICH SOCIAL LIFE OFFERED BY THE TRADITIONAL APARTMENT BUILDING STOOP SO COMMON TO THE LORING PARK NEIGHBOR-
HOOD.

3) BALCONIES / FIRE ESCAPES:  BALCONIES AND FIRE ESCAPES ARE KEY ORNAMENTAL AND FUNCTIONAL COMPONENTS OF THE HISTORIC HOUSING FABRIC AND 
ENLIVEN THE STREETS AND ALLEYWAYS OF THE NEIGHBORHOOD.  WE’RE TAKING ADVANTAGE OF THESE ELEMENTS TO BOTH CREATE VIBRANT OUTDOOR SPACES 
AND MODULATE SOLAR EXPOSURE AND DAYLIGHT.

4) THE IN-BETWEEN SPACES:  THE NEIGHBORHOOD IS FULL OF RICH ‘IN-BETWEEN’ SPACES, FROM FORMAL COURTYARDS TO ACCIDENTAL URBAN HABITATS THAT 
HAVE POPPED UP BETWEEN BUILDINGS.  THIS PROJECT LOOKS TO CAPTURE ITS IN-BETWEEN SPACES AS URBAN HABITAT, STORMWATER INFRASTRUCTURE AND 
RESIDENT AMENITIES.SYSTEMS SECTION - VRF OPTION
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Concept Diagram
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Project Renderings - NE Corner
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Project Renderings - NW Corner
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Project Renderings - Enlarged Elevation Study
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Project Renderings - South Terraces
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Project Renderings - Sample Unit Interior
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Project Renderings - Sample Unit Interior
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Project Renderings - Streetscape
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EXTERIOR MATERIALS PALETTE

EXTERIOR WALL OPTION 1:  ARRISCRAFT EVOLUTION EXTERIOR WALL OPTION 3: DEKTON STONE COMPOSITE PANEL

EXTERIOR WALL OPTION 2:  ARRISCRAFT ARCHITECTURAL LINEAR SERIES BRICK PERFORATED / SOLID BRONZE-ANODIZED ALUMINUM PANEL

Exterior Materials Palette
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Rendered Site Plan

LINE OF BELOW-GRADE PARKING BELOW
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Site Material And Furnishing Plan
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Site Material And Furnishing Plan - Roof
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Site Planting Plan
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Site Planting Plan - Roof
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Floor Plan - Level P2

EW3

F1
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EW3

F2

Floor Plan - Level P1
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Floor Plan - Level 1
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EW1B

F3

Floor Plan - Level 2

4’, TYPICAL
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EW1B

F4

Floor Plan - Level 3

4’, TYPICAL
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EW1B

F4

Floor Plan - Level 4

4’, TYPICAL
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EW1B

F4

Floor Plan - Level 5

4’, TYPICAL
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EW1B

F4

R2

EW2

Floor Plan - Level 6

4’, TYPICAL
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Roof Plan
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Exterior Elevation - North

LEVEL 1
EL + 868' - 0"

LEVEL 2
EL + 884' - 0"

LEVEL 5
EL + 916' - 0"

LEVEL 6
EL + 926' - 8"

LEVEL 4
EL + 905' - 4"

LEVEL 3
EL + 894' - 8"

LEVEL P1
EL + 857' - 0"

LEVEL P2
EL + 847' - 0"

ROOF
EL + 937' - 4"

1235 4

BRICK-1

MET PNL-3

MET PNL-1

MET PNL-1

WDW-1

SF-1

MET PNL-1

SF-1

MET PNL-2

MET PNL-3

GARAGE DR-1

MET TRIM-1

WDW-2

WDW-3

MATERIAL PERCENTAGES PER ELEVATION
ORIENTATION  BRICK % METAL % GLASS %
NORTH 51% 9% 40%
EAST 70% 5% 25%
SOUTH 62% 5% 33%
WEST 70% 9% 21%

(16’-0”)

(26’-8”)

(37’-4”)

(48’-0”)

(58’-8”)

(69’-4”)

(0’-0”)
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EL + 868' - 0"

LEVEL 2
EL + 884' - 0"

LEVEL 5
EL + 916' - 0"

LEVEL 6
EL + 926' - 8"

LEVEL 4
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LEVEL 3
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LEVEL P1
EL + 857' - 0"

LEVEL P2
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LEVEL 7
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MET PNL-1

MET PNL-3

WDW-1

MET PNL-2
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MET TRIM-1

WDW-2

WDW-3

Exterior Elevation - East

MATERIAL PERCENTAGES PER ELEVATION
ORIENTATION  BRICK % METAL % GLASS %
NORTH 51% 9% 40%
EAST 70% 5% 25%
SOUTH 62% 5% 33%
WEST 70% 9% 21%

(16’-0”)

(26’-8”)

(37’-4”)

(48’-0”)

(58’-8”)

(69’-4”)

(0’-0”)
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EL + 868' - 0"

LEVEL 2
EL + 884' - 0"

LEVEL 5
EL + 916' - 0"

LEVEL 6
EL + 926' - 8"

LEVEL 4
EL + 905' - 4"

LEVEL 3
EL + 894' - 8"
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Exterior Elevation - South

MATERIAL PERCENTAGES PER ELEVATION
ORIENTATION  BRICK % METAL % GLASS %
NORTH 51% 9% 40%
EAST 70% 5% 25%
SOUTH 62% 5% 33%
WEST 70% 9% 21%

(16’-0”)

(26’-8”)

(37’-4”)

(48’-0”)

(58’-8”)

(69’-4”)

(0’-0”)
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Exterior Elevation - West

MATERIAL PERCENTAGES PER ELEVATION
ORIENTATION  BRICK % METAL % GLASS %
NORTH 51% 9% 40%
EAST 70% 5% 25%
SOUTH 62% 5% 33%
WEST 70% 9% 21%

(16’-0”)

(26’-8”)

(37’-4”)

(48’-0”)
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(69’-4”)
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Building Section N-S

864’4”
SIDEWALK GRADE
AT FRONT-CENTER 
OF BUILDING

949’4”

85
’

T.O. ELEVATOR 
OVERRUN
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Building Section E-W
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Spring Equinox

Summer Solstice

6 am 9 am 12 pm 3 pm 6 pm

Shadow Studies
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Fall Equinox

Winter Solstice

6 am 9 am 12 pm 3 pm 6 pm

Shadow Studies
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